¥.j# 


BOSTOIM 
PUBLIC 
LIBRARY 


'!■, 


* 


)STON 

:development 
jthority 

'mond  L.  Flynn 


/^-l 


phen  Coyle 

w 

City  Hall  Square 
xm.  MA  02201 
)  722-4300 


wro«  mBiimim  mxnmn 

(.ibrary 


November  7,  19  88 

Mr.  G.  Kent  Gonzales,  Project  Manager 
The  Pavilion  Corporation 
400  Franklin  Street 
P.O.  Box  9059 
Braintree,  MA   02184 

Mr.  Richard  Bertman 
CBT/Childs,  Bertman, 

Tseckares  &  Casendino,  Inc. 
306  Dartmouth  Street 
Boston,  MA   02116 

Dear  Messrs.  Gonzales  and  Bertman: 

RE:   The  Pavilion  at  Park  Square 

Enclosed  is  the  Scoping  Determination  for  the  Pavilion  at  Park 
Square  project  (the  "Proposed  Project")  for  which  you  recently 
submitted  a  Project  Notification  Form  ("PNF")  pursuant  to  Article 
31  of  the  Boston  Zoning  Code  (the  "Code").   The  Scoping  Deter- 
mination requests  information  required  by  the  Boston  Redevelopment 
Authority  ("BRA")  in  response  to  the  PNF  you  submitted. 

Additional  information  may  be  required  during  the  course  of  BRA 
review  of  the  Proposed  Project.   If  you  have  any  questions 
concerning  the  Scoping  Determination  or  otherwise  in  connection 
with  review  of  the  Proposed  Project,  please -contact  William  D. 
Whitney  or  Muhammad  Abdus  Sabur  at  722-4300  ext.  238. 


Sincerely, 
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LIBRARY 
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BOSTON  REDEVELOPMENT  AUTHORITY 

SCOPING  DETERMINATION  FOR 
THE  PAVILION  AT  PARK  SQUARE 

Submission  Requirements 
For  Draft  Project  Impact  Report  (DPIR) 

PROPOSED  PROJECT:         The  Pavilion  at  Park  Square 

PROJECT  LOCATION:         Bounded  by  Charles  Street, 

Park  Plaza  Lane,  Broadway,  and 
Stuart  Street 

DEVELOPER:  The  Pavilion  Corporation 

PNF  SUBMISSION  DATE:      August  15,  1988 

This  Scoping  Determination  is  issued  pursuant  to  Section  31-5  of 
the  Boston  Zoning  Code  (the  "Code").   The  Applicant  filed  a 
Project  Notification  Form  ("PNF")  on  August  15,  1988.   This 
Scoping  Determination  requests  information  required  by  the  Boston 
Redevelopment  Authority  ("BRA")  for  its  review  of  the  proposed 
project  in  connection  with  the  following: 

a)  Development  Review  pursuant  to  Article  31  of  the  Code;  and 

b)  Recommendations  to  the  Board  of  Appeal  with  respect  to  the 
zoning  relief  required  for  the  Proposed  Project. 

Please  note  that  on  July  14,  the  Authority  held  a  public  hearing 
on  the  Midtown  Cultural  District  Plan  and  accompanying  zoning 
plan.   While  neither  the  Plan  nor  the  zoning  has  been  adopted 
into  law,  these  documents  can  serve  as  excellent  sources  of  the 
city's  planning  objectives  for  this  area.   Among  the  objectives 
of  the  Plan  are  to  create  a  new  center  of  culture,  to  upgrade  and 
expand  the  area's  open  space  network,  to  protect  and  expand  the 
Downtown  Crossing  retail  economy,  to  protect  the  more  than  150 
historic  buildings,  to  improve  the  area's  transportation  system, 
and  to  protect  the  district's  historic  scale  and  character.   We 
anticipate  the  adoption  of  the  Plan  and  zoning  in  substantially 
similar  form  sometime  this  fall.   Therefore,  your  Draft  Project 
Impact  Report  should  address  how  the  Proposed  Project  meets  the 
objectives  of  the  Midtown  Cultural  District  Plan  and  conforms 
with  the  proposed  zoning  implementing  the  Plan. 

With  respect  to  the  proposed  height  and  density,  a  height  of  125 
feet  and  an  FAR  of  8  are  the  maximum  allowed  "as-of-right"  for 
the  proposed  project  under  Article  27D  of  the  Code.   Article  27D 
authorizes  the  Board  of  Appeal  to  grant  an  enhanced  height  of  155 
feet  and  FAR  of  10  under  certain  conditions  in  the  area  within 
which  the  proposed  project  is  located. 
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In  July  of  1987,  the  Boston  Redevelopment  Authority  (BRA)  issued 
a  Request  for  Proposals  (RFP)  for  "Parcel  to  Parcel  Linkage 
Project  2,  Park  Square  and  Transitional  Housing".   The  purpose  of 
the  Parcel  to  Parcel  Linkage  Program  is  to  pair  publicly  owned 
development  sites  to  leverage  community  benefits.   Under  the 
Parcel  to  Parcel  Linkage  Program,  the  City  links  the  disposition 
of  publicly-owned  downtown  parcels  with  publicly-owned  parcels  in 
the  neighborhoods. 

Parcel  to  Parcel  Linkage  Project  2  will  link  the  development  of 
the  Park  Square  parcel  in  the  Park  Plaza  Urban  Renewal  Area  to 
the  development  of  a  project  located  in  the  South  End  which 
includes  24  units  of  transitional  housing  for  women  and  36  units 
of  affordable,  moderate  income  condominiums. 

After  nearly  four  months  of  rigorous  review  by  BRA  staff  and 
community  groups,  the  BRA  Board  narrowed  the  list  of  proponents 
to  the  Pavilion  Corporation  and  the  South  Park  Partnership. 

On  April  22,  1988,  after  6  months  of  review  and  negotiation  with 
BRA  staff  and  community  groups.  Pavilion  Corporation  in 
association  with  South  Park  Partnership  was  granted  tentative 
designation  as  developer  of  the  Park  Square  parcel;  and  the  South 
Park  Partnership,  in  association  with  the  Pavilion  Corporation, 
was  granted  designation  as  developer  of  the  South  End  Parcel, 
thereby  establishing  the  "Link."   The  critical  part  of  the  Link 
is  the  Park  Square  parcel  and  the  financial  support  it  will 
generate  for  the  South  End  parcel. 

The  Park  Square  parcel,  the  last  remaining  site  in  the  Park  Plaza 
Urban  Renewal  Area,  is  irregularly  configured  and  relatively 
small.   The  following  are  the  characteristics  of  the  proposed 
project  as  described  in  the  PNF: 

The  proposed  project  includes  a  detailed  brick,  stone,  and  - 
precast  concrete  facade  which  will  rise  by  a  series  of  " 
setbacks  from  a  height  of  90  feet  near  the  Public 
Garden/Boston  Common  end  of  the  site  to  a  height  of  163  feet 
toward  the  Stuart  Street  edge.  " 

The  proposed  project  will  contain  approximately  25,000  gross 
square  feet  of  retail  space.   A  high-quality  restaurant, 
with  a  small  outdoor  cafe,  will  be  located  at  the  plaza  end 
of  the  building.   A  retail  area  will  also  be  located  along 
the  pedestrian/service  way,  opposite  the  stores  and 
restaurants  on  the  bottom  floor  of  the  Motor  Mart  Parking 
Garage.   The  shops  in  that  area  will  screen  the  parking 
ramps.   Tenants  will  be  selected  to  serve  the  needs  of 
building  occupants  and  of  the  emerging  residential 
neighborhood  in  and  around  Park  Square. 
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The  building  will  contain  approximately  75,000  gross  square 
feet  of  office  space,  located  on  its  2nd  through  6th  floors. 
On  average,  the  office  floors  will  contain  approximately 
15,000  gross  square  feet  of  space  with  a  core  to  wall 
dimension  of  approximately  45  feet.   This  will  provide 
maximum  flexibility  in  the  configuration  of  the  interior 
space  for  large  or  small  offices,  and  for  the  leasing  of 
space  to  either  large  or  small  tenants. 

The  3rd  through  15th  floors  will  contain  approximately 
237,000  gross  square  feet  of  floor  area  which  will  be 
divided  into  110  luxury  residential  condominium  units.   The 
unit  configuration  of  these  floors  has  been  designed  to  take 
full  advantage  of  attractive  views  and  minimize  the  impact 
of  less  attractive  exposures.   This  was  a  difficult  task 
given  the  site's  proximity  to  the  Motor  Mart  Parking  Garage. 
In  order  to  gain  the  best  views,  it  was  necessary  to 
"overlap"  the  residential  portion  and  the  office  portion  on 
the  third  through  sixth  floors. 

The  stepping  back  of  the  building,  intended  principally  to 
reduce  exterior  massing  and  fit  the  building  into  its 
architectural  context,  affords  a  number  of  terraces  for 
individual  units.   The  terraces  will  be  paved  and  decorated 
with  brick,  light  colored  pre-cast  concrete  and  metal 
railing.   Many  will  be  landscaped.   Because  the  numerous 
setbacks  permit  creation  of  terraces  without  any  overhanging 
element  above,  many  will  have  awnings.   Most  of  the  units 
which  do  not  have  terraces  will  have  balconies. 

A  day  care  center,  located  on  the  4th  floor  of  the  building, 
is  presently  designed  to  occupy  approximately  1,345  square 
feet  of  interior  space,  and  approximately  1,260  square  feet 
located  on  a  large  outdoor  terrace. 

The  separate  entrances  to  the  residential  and  office 
portions  of  the  building  are  intended  to  define  the  separate 
uses  of  these  two  portions  of  the  structure.   The  two-story 
office  entrance  will  be  more  formal  and  monumental  and  will 
be  located  on  the  corner  of  Stuart  Street  and  Charles 
Street. 

The  residential  entrance  will  be  separated  from  the  street 
by  a  group  of  smaller  arches  and  a  two-story  "porte 
cochere."   The  porte  cochere  will  be  a  sheltered  off-street 
automobile  drop-off  for  residents  only.   It  is  intended  to 
eliminate  the  traffic  congestion  on  Charles  Street  which 
would  arise  from  taxi  cab  stands  or  side  street  drop-off 
areas.   Because  the  porte  cochere  is  the  main  entrance  to 
luxury  residences  as  well  as  a  space  that  will  be 
experienced  by  even  the  most  casual  passersby,  special 
attention  will  be  paid  to  the  design  quality  of  the  entire  area 
from  the  street  to  the  entry  door. 
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The  characteristics  of  the  proposed  project  include: 

Total  SF:  338,500 

Office  SF:  75,000 

Retail  SF:  25,000 

Day  Care  Center  SF:         1,345 

Residential  (110  units)  237,155 

Parking  Spaces:  200-265  spaces  below  grade 

Proposed  Height:  163' 

Proposed  FAR:  8 

Proposed  Start 

of  Construction:         March  1989 
Proposed  Completion 
of  Construction:  December  1991 

Under  Article  27D  of  the  Code,  the  Downtown  Interim  Planning 
Overlay  District,  the  proposed  project  is  located  in  Subdistrict 
L,  a  Medium  Growth  Subdistrict.   The  project  is  subject  to  Boston 
Redevelopment  Authority  review  and  approval  pursuant  to  Article 
31  of  the  Boston  Zoning  Code.   The  Draft  Project  Impact  Report 
must  conform  to  Article  31  and  to  this  Scoping  Determination. 

Pursuant  to  Section  27D-7  of  the  Code,  the  "as-of-right"  height 
and  FAR  in  the  location  of  the  proposed  project  is  125'  and  FAR 
8.   The  proposed  project  is  currently  proposed  with  a  building 
height  of  163'.   Section  27D-7  (2)  provides  that  in  the  location 
of  the  proposed  project  an  enhanced  building  height  in 
substantial  accord  with  a  standard  of  155'  may  be  granted  under 
certain  conditions.   Accordingly,  the  DPIR  must,  at  a  minimum, 
describe  in  sufficient  detail  how  the  criteria  for  enhanced 
height  are  satisfied.   Moreover,  if  the  proposed  project 
continues  to  be  proposed  with  a  building  height  of  163',  the  DPIR 
must  also  describe  the  form  of  zoning  relief  that  the  applicant 
intends  to  seek  in  order  to  achieve  such  building  height. 

In  addition  to  full-size  scale  drawings,  20  copies  of  a  bound 
booklet  containing  all  the  following  submission  materials  reduced 
to  size  8i  X  11,  except  where  otherwise  specified,  are  required. 

I.    GENERAL  INFORMATION 

1 .    Applicant  Information 

a.    Development  Team 

1.    Names 
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a.  Developer  (including  description  of 
development  entity) 

b.  Attorney 

c.  Project  consultants 

2.  Business  address  and  telephone  number  for 
each 

3.  Designated  contact  for  each 

4.  Description  of  current  or  formerly-owned 
developments  in  Boston 

b.    Legal  Information 

1 .  Legal  judgments  or  actions  pending  concerning 
the  proposed  project 

2.  History  of  tax  arrears  on  property  owned  in 
Boston  by  development  team 

3.  Evidence  of  site  control  over  the  project 
area,  including  current  ownership  and 
purchase  options  of  all  parcels  in  the 
proposed  project,  all  restrictive  covenants 
and  contractual  restrictions  affecting  the 
applicant's  right  or  ability  to  accomplish 
the  proposed  project  and  the  nature  of 
agreements  for  securing  parcels  not  owned  by 
the  applicant. 

2.  Financial  Information 

(See  Appendix  1  for  required  financial  information) 

a.  Full  disclosure  of  names  and  addresses  of  all 
financially  involved  participants  and  bank 
references 

b.  Development  Pro  Forma 

c.  Ten  Year  Operating  Pro  Forma 

d.  Sales  Pro  Forma 

3 .  Project  Area 

a.    Description  of  metes  and  bounds  of  the  project 
area 
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4 .  Public  Benefits 

a.    Increase  in  tax  revenues,  specifying  existing  and 
estimated  future  annual  property  taxes 

5 .  Employment 

a.    Anticipated  employment  levels  including  the 
following: 

1 .  Estimated  number  of  construction  jobs 

2.  Estimated  number  of  permanent  jobs 

6 .  Regulatory  Controls  and  Permits 

a.  Existing  zoning  requirements,  zoning  computations, 
and  any  anticipated  requests  for  zoning  relief 

b.  Anticipated  permits  required  from  other  local, 
state,  and  federal  entities  with  a  proposed 
application  schedule 

c.  If  the  proposed  project  is  subject  to  the 
Massachusetts  Environmental  Policy  Act  (MEPA) , 
required  documentation  including  copies  of  the 
Environmental  Notification  Form  and  a  proposed 
schedule  for  coordination  with  Article  31 
procedures 

d.  Description  of  how  the  proposed  project  conforms 
with  the  Park  Plaza  Urban  Renewal  Plan,  or  if  it 
does  not,  identification  of  those  characteristics 
which  do  not  conform 

7 .  Community  Groups 

a.  Names  and  addresses  of  project  area  owners, 
displacees,  abutters,  and  also  any  community 
groups  which,  in  the  opinion  of  the  applicant,  may 
be  substantially  interested  in  or  affected  by  the 
proposed  project 

b.  A  list  of  meetings  proposed  and  held  with 
interested  parties,  including: 

The  Park  Plaza  Civic  Advisory  Committee 
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TRANSPORTATION  COMPONENT 

The  following  requirements  incorporate  comments  by  the 
Boston  Transportation  Department  regarding  transportation 
issues  and  objectives  for  the  Pavilion  at  Park  Square.   The 
Boston  Transportation  Department  comments  on  the  Scope  of 
Services  prepared  by  HMM  Associates  are  provided  in  Appendix 
2  and  provide  specific  requirements  as  to  the  methods  of 
analyzing  transportation  impacts  and  options  for  the 
proposed  project. 

Where  transportation  materials  would  be  identical  only  one 
submission  need  be  made.   With  respect  to  vehicular  traffic, 
if  the  vehicular  analysis  reveals  deterioration  in  Level  of 
Service  between  the  no-build  option  and  the  developer's 
proposed  project,  then  development  within  the  existing 
as-of -right  zoning  limitations  must  be  studied  as  well. 

1 .  Parking 

a.  Existing  parking  conditions  in  the  Park  Plaza 
Urban  Renewal  Area  including  the  supply  of  parking 
both  on-  and  off-site 

b.  Number  of  spaces  provided  indicating  public  and 
private  allocation 

c.  The  proposed  project's  impact  on  demand  for 
parking 

d.  Parking  plan,  including  layout,  access,  size  of 
spaces,  the  level  of  utilization  of  spaces  by 
different  user  types,  and  the  degree  to  which 
joint  use  of  spaces  can  result  in  lower  parking 
space  demand 

e.  Evidence  of  compliance  with  City  of  Boston  parking 
freeze  requirements 

2 .  Loading 

a.  Number  of  docks 

b.  Location  and  dimension  of  docks 

c.  The  demand  for  loading  generated  by  different  uses 

3 .  Access 

a.    Size  and  maneuvering  space  on-site  or  in  public 
right-of-way;  and  the  internal  maneuvering  space 
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for  trucks  of  all  sizes,  especially  with  regard  to 
the  disruption  of  on-street  traffic  flow  by  trucks 
backing  in  or  out 

b.  Access,  curb  cuts,  and/or  sidewalk  changes 
required 

c.  Analyses  of  access  to  loading  docks  under  a 
variety  of  access  scenarios 

4.  Vehicular  Traffic 

a.  Projection  of  vehicular  traffic  demand  and 
generation  (daily  and  peak-hours)  and  directional 
distribution 

b.  Circulation  and  access  impacts  on  the  local  and 
regional  street  system  and  local  intersections 
(traffic  impact  area  as  defined  in  the  PNF) , 
including  capacity  and  level-of-service  analyses 

c.  Analyses  of  the  existing  conditions  and  the  impact 
of  the  proposed  project  at  the  following 
intersections : 

Charles  Street  at  Stuart  Street 

Stuart  Street  at  57  Garage 

Charles  Street  at  Providence  Street 

Charles  Street  at  Boylston  Street 

Arlington  Street  at  Boylston  Street 

Arlington  Street  at  St.  James  Ave. 

Arlington  Street  at  Stuart  Street/Columbia  Ave. 

d.  Analysis  of  project  impact  on  Charles  Street 
that  reflects  the  "real-world"  situations, 
including  such  phenomena  as  back-up  from  one 
intersection  blocking  the  previous  one,  delays 
caused  by  cars  weaving,  and  pedestrian  conflicts 

e.  Modal  split  and  vehicle  occupancy  analysis 

f.  Estimated  taxi  trips  to  the  site 

g.  Estimated  truck  and  service  vehicle  traffic  to  the 
site 

5 .  Public  Transportation 

a.  Location  and  availability  of  public  transportation 
facilities 

b.  Usage  and  capacity  of  existing  system 
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c.    Peak-hour  demand  and  capacity  analysis 

6 .  Pedestrian  Circulation 

a.  Demand  and  capacity  analysis  on  project  area 
sidewalks,  including  estimates  of  future  no-build 
and  build  pedestrian  volumes 

b.  Connections  to  public  transportation  station  stops 

c.  Effect  on  pedestrian  flows  of  project  parking  and 
servicing  entrances  and  exits 

d.  Identification  of  pedestrian  corridors  including 
indoor  and  outdoor  connections  open  to  public 
crossing 

e.  Identification  of  pedestrian  barriers  and 
qualitative  circulation  deficiencies  and  measures 
to  improve  such  conditions 

7 .  Access  Plan 

a.  Measures  to  manage  and  reduce  parking  demand  and 
optimize  use  of  available  parking  spaces, 
including : 

o   Proposed  rate  structure (s) 

o   Ride-sharing  incentives  and  information 

dissemination 
o   Set-asides  for  high-occupancy  vehicles: 

number  and  location 
o   Set-asides  for  after  morning  commuter  peak 

(usually  9:30  to  10:00  a.m.) 

b.  Measures  to  encourage  public  transportation  use 
and  mitigate  project  impact  on  public  transit, 
including : 

o   Mass  transit  information  dissemination 
o   MBTA  pass  sales  and  subsidies 

c.  Measures  to  reduce  peaking,  including: 

o   Encouragement  of  flexible  work  hours 

o   Restrictions  on  service  and  goods  deliveries 

d.  Measures  to  mitigate  project  impacts  on 
pedestrian  traffic  including: 

o   Improvements  to  pedestrian  environment 
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e.  Measures  to  mitigate  construction  impacts, 
including : 

o   Time  and  routes  of  truck  movements 

o   Storage  of  materials  and  equipment 

o   Worker  parking  and  commuting  plan 

o   Location  of  construction  staging  areas 

o   Measures  to  protect  the  public  safety  and 

ensure  vehicular  and  pedestrian  access  onto 

and  through  Charles  Street 

A  Construction  Management  Plan  must  be  submitted 
to  the  Boston  Transportation  Department. 

f.  Monitoring  Program 

A  long-term  program  to  monitor  the  travel  behavior 
of  project  tenant  and  other  users  of  the  site 
must  be  submitted.   Information  must  include 
travel  mode,  vehicle  occupancy  rate,  and  employee 
origin-destination  surveys. 

III.  ENVIRONMENTAL  PROTECTION  COMPONENT 

1.    Wind 

A  quantitative  (wind  tunnel)  analysis  of  the  potential 
pedestrian  level  wind  impacts  is  required  for  the  Draft 
Project  Impact  Report.   This  analysis  must  determine 
.  potential  pedestrian  level  winds  adjacent  to  and  in  the 
vicinity  of  the  project  site  and  must  identify  any  area 
where  wind  velocities  are  expected  to  exceed  acceptable 
levels,  including  the  Authority's  guideline  of  an 
effective  gust  velocity  of  31  mph  not  to  be  exceeded 
more  than  1%  of  the  time. 

Particular  attention  must  be  given  to  public  and  other 
areas  of  pedestrian  use,  including,  but  not  limited  to, 
the  entrances  to  the  project  and  adjacent  buildings,  the 
sidewalks  adjacent  to  and  opposite  the  project 
building,  the  Emancipation  Group  Monument  park  and  the 
Four  Seasons  plaza,  the  Public  Garden  and  Boston 
Common,  and  other  proposed  project  open  space  areas  and 
pedestrianways .   Specific  location  to  be  evaluated 
must  be  determined  in  consultation  with  and  with  the 
approval  of  the  BRA. 

The  wind  tunnel  testing  must  be  conducted  in  accordance 
with  the  following  guidelines  and  criteria: 

o   Data  must  be  presented  for  both  the  existing  (no 
build)  and  for  the  future  build  scenario (s) . 
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o   The  analysis  must  include  the  mean  velocity 

exceeded  1%  of  the  time  and  the  effective  gust 
velocity  exceeded  1%  of  the  time.   The  effective 
gust  velocity  must  be  computed  as  the  hourly 
average  velocity  plus  1.5  x  root  mean  square 
variation  about  the  average.   An  alternative 
velocity  analysis  (e.g. ,  equivalent  average)  may 
be  presented  with  the  approval  of  the  Boston 
Redevelopment  Authority. 


o 


o 


o 


Wind  direction  must  include  the  sixteen  compass 
points.   Data  must  include  the  percent  or 
probability  of  occurrence  from  each  direction  on 
seasonal  and  annual  bases. 

Results  of  the  wind  tunnel  testing  must  be 
presented  in  miles  per  hour  (mph) . 

Velocities  must  be  measured  at  a  scale  equivalent 
to  an  average  height  of  4.5-5  feet. 

The  model  scale  must  be  such  that  it  matches  the 
simulated  earth's  boundary  and  must  include  all 
buildings  within  at  least  1,600  feet  of  the 
project  site.   All  buildings  taller  than  25 
stories  within  2,400  feet  of  the  project  site 
must  be  placed  at  the  appropriate  location 
upstream  of  the  project  site  during  the  test.   The 
model  must  include  all  buildings  recently 
completed,  under  construction,  and  planned  within 
2000  feet  of  the  project  site.   Prior  to  testing, 
the  model  must  be  reviewed  by  the  Authority. 
Photographs  of  the  area  model  must  be  included  in 
the  written  report. 

Sampling  time  should  be  for  about  (166000/ (m  x 
Vgr)  sec) ,  where  m  is  the  scale  ration  (300-600) 
and  Vgr  the  gradient  velocity  in  the  wind  tunnel 
in  mph.   The  measuring  device  used  to  measure  the 
ground  winds  should  have  a  flat  frequency  response 
from  dc.  to  a  cut-off  frequency  of  ([m  x  Vgr]/720) 
hz . 

The  written  report  must  compare  mean  and  effective 
gust  velocities  on  annual  and  seasonal  bases,  for 
no-build  and  build  conditions,  and  must  provide  a 
descriptive  analysis  of  the  wind  environment  and 
impacts  for  each  sensor  point,  including  such 
items  as  the  source  of  the  winds,  direction, 
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seasonal  variations,  etc,  as  applicable.   The 
report  must  also  include  an  analysis  of  the 
suitability  of  the  locations  for  various 
activities  (e.g.,  walking,  eating,  sitting,  etc.) 
as  appropriate,  in  accordance  with  criteria 
established  by  the  Boston  Redevelopment  Authority. 

o   The  report  must  also  include  a  description  of  the 
testing  methodology  and  model ,  and  a  description 
of  the  procedure  used  to  calculate  the  wind 
velocities  (including  data  reduction  and  wind 
climate  data) .   Detailed  technical  information  and 
data  may  be  included  in  a  technical  appendix  but 
should  be  summarized  in  the  main  report. 

o   The  report  must  include  maps  indicating  sensor 
locations  and  wind  speed  data,  graphically 
indicating  changes  in  wind  speeds  due  to  the 
project. 

For  areas  where  wind  speeds  are  projected  to  exceed 
acceptable  levels,  measures  to  reduce  winds  speeds  and 
to  mitigate  potential  adverse  impact  must  be  identified 
and  tested  in  the  wind  tunnel. 


2.    Shadow 


A  shadow  analysis  is  required  for  existing  and  build 
conditions  or  the  hours  9:00  a.m.,  12:00  noon,  and  3:00 
p.m.  for  the  vernal  equinox,  summer  solstice,  autumnal 
equinox,  and  winter  solstice.   It  should  be  noted  that 
due  to  time  differences  (daylight  savings  vs. 
standard) ,  the  autumnal  equinox  shadows  would  not  be 
the  same  as  the  vernal  equinox  shadows  and  therefore 
separate  shadow  studies  are  required  for  the  vernal  and 
autumnal  equinoxes. 

Shadow  analyses  also  must  be  conducted  for  10:00  a.m., 
11:00  a.m.  12:00  noon,  1:00  p.m.,  and  2:00  p.m.  for 
October  21  and  November  21. 

The  shadow  impact  analysis  must  include  net  new  shadow 
as  well  as  existing  shadow  and  must  clearly  show  the 
incremental  impact  of  the  proposed  building.   Shadows 
of  surrounding  buildings  also  must  be  included,  as 
appropriate,  to  indicate  clearly  the  net  shadow  impact 
of  the  project. 

Particular  attention  must  be  given  to  existing  or 
proposed  public  open  spaces  and  major  pedestrian  areas, 
including,  but  not  limited  to,  the  sidewalks 
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surrounding  the  project  site,  the  Emancipation  Group 
Monument  park  and  the  Four  Seasons  plaza,  the  Public 
Garden  and  Boston  Common,  and  the  proposed  project's 
open  spaces  and  pedestrian  ways. 

Design  or  other  mitigation  measures  to  limit  or 
minimize  any  adverse  shadow  impact  must  be  identified 
and  analyzed. 

Daylight 

A  daylight  analysis  for  both  build  and  no-build 
conditions  must  be  conducted  by  measuring  the 
percentage  of  skydome  that  is  obstructed  by  the 
proposed  project  building. 

Air  Quality 

The  DPIR  must  describe  the  existing  air  quality  in  the 
project  vicinity  and  must  evaluate  ambient  levels  to 
determine  conformance  with  the  National  Ambient  Air 
Quality  Standards  of  the  U.S.  Environmental  Protection 
Agency. 

A  future  air  quality  (carbon  monoxide)  analysis  is 
required  for  any  intersection  where  level  of  service  is 
expected  to  deteriorate  to  D  and  the  project  causes  a 
10  percent  increase  in  traffic  or  where  the  level  of 
service  is  E  or  F  and  the  project  contributes  to  a 
reduction  of  LOS.   The  methodology  and  parameters  of 
the  traffic-related  air  quality  analysis  must  be 
approved  in  advance  by  the  Massachusetts  Department  of 
Environmental  Quality  Engineering  and  the  Boston 
Redevelopment  Authority.   Mitigation  measures  to 
eliminate  or  avoid  any  violation  of  air  quality 
standards  must  be  described. 

In  addition,  a  description  of  the  garage  exhaust 
system,  including  location  of  exhaust  vents  and 
specifications,   and  an  analysis  of  the  impact  on 
pedestrian  level  air  quality  from  operation  of  the 
exhaust  system  is  required.   Measures  to  avoid  any 
violation  of  air  quality  standards  must  be  described. 

Solid  and  Hazardous  VJastes 

The  presence  of  any  contaminated  soil  or  groundwater 
must  be  identified,  and  measures  that  will  be  employed 
to  ensure  their  safe  removal  and  disposal  shall  be 
described. 

The  generation  of  solid  wastes  (construction  period  and 
operation  of  the  project)  and  plans  for  removal  and 
disposal  must  be  described. 
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6 .    Noise 

An  evaluation  of  ambient  noise  levels  is  required  to 
determine  conformance  with  the  Design  Noise  Levels 
established  by  the  U.S.  Department  of  Housing  and  Urban 
Development.   Should  excessive  ambient  noise  levels 
exist,  mitigation  measures  to  reduce  these  levels  to 
acceptable  levels  must  be  described. 

Anticipated  long-term  noise  increases  from 
project-generated  traffic  and  from  the  project's 
building  mechanical  equipment  must  be  evaluated. 

7  .    Geotechnical  Impact 

An  analysis  of  existing  sub-soil  and  groundwater 
conditions,  potential  for  ground  movement  and 
settlement  during  excavation,  and  potential  impact  on 
adjacent  buildings  and  utility  lines  is  required.   This 
analysis  must  also  include  a  description  of  the 
foundation  construction  methodology,  the  amount  and 
method  of  excavation,  and  measures  to  prevent  any 
adverse  effects  on  adjacent  buildings  and  utility 
lines. 

The  proposed  project  includes  underground  parking, 
requiring  excavation  below  the  existing  water  table. 
Therefore,  an  analysis  is  required  of  the  impact  of 
foundation  construction  on  the  maintenance  of  ground 
water  levels  and  on  foundation  supports  (e.g.,  wood 
piles)  of  adjacent  structures.   Measures  to  ensure  that 
groundwater  levels  will  not  be  lowered  during  or  after 
construction  must  be  described. 

8 .    Construction  Impacts 

A  construction  impact  analysis  must  be  provided 
including  a  description  and  evaluation  of  the 
following: 

a.  Potential  dust  and  pollutant  emissions  and 
mitigation  measures  to  control  these  emissions 

b.  Potential  noise  impact  and  mitigation  measures  to 
minimize  increase  in  noise  levels 

c.  Location  of  construction  staging  areas  and 
construction  worker  parking 

d.  Construction  schedule,  including  hours  of 
construction  activity 


KC21/D/10/25/88/14 


e.  Access  routes  for  construction  trucks  and 
anticipated  volume  of  construction  truck  traffic 

f.  Method  of  demolition  of  the  existing  building  on 
site,  control  of  emissions,  asbestos  removal  (if 
required) ,  and  disposal  of  the  demolition  waste, 
including  identification  of  the  disposal  site 

g.  Measures  to  protect  the  public  safety 

9 .    Rodent  Control 

An  analysis  of  the  impact  of  project  construction  on 
rodent  populations  and  a  description  of  the  proposed 
rodent  control  program  and  compliance  with  applicable 
City  and  State  regulatory  requirements  is  required. 

URBAN  DESIGN  COMPONENT 

Section  27D-18  (2)  of  the  Code,  the  Downtown  Interim 
Planning  Overlay  District,  within  which  the  proposed  project 
is  located,  as  a  part  of  the  Midtown  Cultural  District. 
Planning  policies,  development  controls,  and  design 
guidelines  have  been  developed  by  the  BRA  for  that  area,  and 
are  embodied  in  the  Midtown  Cultural  Plan  released  by  the 
BRA  on  July  14,  1988.   The  DPIR  must  demonstrate  how  the 
proposed  project  conforms  with  the  Midtown  Cultural  District 
Plan,  including  but  not  limited  to  how  it  conforms  with  the 
urban  design  guidelines  described  below.   All  options 
presented  must  address  these  urban  design  guidelines  and 
objectives . 


The  proposed  project  must  be  in  harmony  with  its  surro- 
undings ,  and  reinforce  the  traditional  pattern  of 
blocks  and  streetwalls.   Building  massing  must  relate 
strongly  to  the  forms,  dimensions,  materials  and  facade 
proportions  typical  of  the  Park  Plaza  Urban  Renewal 
Area  buildings. 

o     The  proposed  project  must  provide  interior  space  which 
is  consistent  with  approved  programming  including 
location  and  program  for  proposed  day  care  facility. 

Ground  floor  space  programming  including  subdivision  of 
retail  space,  location  of  public  openings,  servicing 
for  retail,  commercial  and  residential  uses  (including 
trash  disposal) ,  and  location  of  proposed  gallery 
(special  emphasis  should  be  given  to  the  Broadway 
exposure) . 
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All  parking  level  plans  indicating  number  of  spaces, 
commercial  vs.  residential  spaces,  and  limits  of  the 
garage  with  specific  references  to  existing  rights  of 
way. 

o     The  proposed  project  must  improve  the  pedestrian 
environment . 

A  context  plan  highlighting  adjacent  open  spaces 
(including  the  Common  and  Statler  Park)  is  needed  to 
understand  the  relationship  of  the  proposed  park  square 
to  the  existing  open  spaces. 

Circulation  diagrams  indicating  primary  pedestrian, 
vehicular  and  servicing  movement  patterns  for  the  area 
around  the  proposed  development  must  be  provided. 

An  overlay  of  the  port  cochere  indicating  vehicle 
capacity  and  proposed  system  for  controlling  use  must 
be  provided. 

The  proposed  sidewalk  along  Providence  Street  at 
Charles  Street  needs  additional  study  as  it  is  too 
narrow.   A  width  similar  to  that  proposed  for  the 
Charles  Street  side  must  be  maintained  around  the 
Providence  and  Stuart  Street  facades. 

The  Broadway  Street  sidewalks  are  too  narrow.   These 
sidewalks  must  be  increased  and  an  option  which 
eliminates  the  curbs  must  be  included. 

o     The  proposed  project  must  provide  responsive 

landscaping  elements  which  reflect  quality  materials 
such  as  brick  and  granite,  benches,  trash  receptacles, 
and  graphics  as  necessary  and  approved  by  the  Authority 
and  community  groups.   In  addition,  exterior 
landscaping  and  siting  of  trees  should  provide  for  a 
pleasant  and  safe  environment.   (See  CAC  Comments 
Appendix  4) . 

In  order  to  show  that  the  proposed  project  is:   a)  architec- 
turally compatible  with  surrounding  structures;  b)  exhibits 
an  architectural  concept  that  enhances  the  urban  design 
features  of  the  district  in  which  it  is  located;  c)  augments 
the  quality  of  the  pedestrian  environment;  and  (d)  is 
consistent  with  established  design  guidelines  that  exist  for 
the  area,  as  required  by  Section  31-8  of  the  Code,  the 
following  information  must  be  submitted: 

1.    Written  description  of  program  elements  and  space 
allocation  for  each  element 
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Neighborhood  plan  and  site  sections  at  an  appropriate 
scale  (1"=40'  or  larger)  showing  relationships  of  the 
proposed  project  to  the  district's: 

a.  Massing 

b.  Building  heights 

c.  Scaling  elements 

d.  Public  spaces 

e.  Pedestrian  and  vehicular  circulation 

Black  and  white  or  color  8"  x  10"  photographs  of  the 
site  and  neighborhood 

Sketches  and  diagrams  to  clarify  design  issues  and 
massing  options;  overall  massing  as  it  relates  to 
prevailing  cornice  height  variations  is  of  particular 
concern 

Eye-level  perspective (s)  (reproducible  line  drawings), 
showing  the  proposal  in  the  context  of  the  surrounding 
area  (i.e.,  Charles  Street  buildings  on  both  sides  of 
Stuart  Street;  adjacent  Broadway  Street  buildings) 

In  addition,  design  studies  must  include  the  Providence 
Street  facade  and  ground  level  perspective  studies  to 
specifically  address  simplifying  the  terrace  design. 

Site  plan  at  an  appropriate  scale  (1"=20'  or  larger) 
showing: 

a.  General  relationships  of  proposed  and  existing 
adjacent  buildings  and  public  spaces 

b.  Proposed  interior  and  exterior  public  spaces, 
including  proposed  ground  plan  improvements 

c.  General  location  of  pedestrian  ways,  driveways, 
parking,  service  areas,  streets,  and  major 
landscape  features 

d.  Pedestrian,  handicapped,  vehicular  and  service 
access  and  flow  through  the  parcel  and  to  adjacent 
buildings 

e.  Phasing  possibilities 

f.  Construction  limits 
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7.  Drawings  at  an  appropriate  scale  (1"  =  8')  including: 

a.  Preliminary  building  plans  showing  ground  floor 
(with  paving  materials) ,  typical  upper  floors  and 
roof 

b.  Preliminary  building  elevations  showing  adjacent 
structures,  annotated  with  proposed  finish 
materials 

c.  Sections  showing  organization  of  functions  and 
spaces 

8.  Proposed  schedule  for  submittal  of  design  development 
materials 

Submission   materials  for  Design  Development  and  Contract 
Documents  submissions  can  be  found  in  Appendix  3. 

VI.  HISTORIC  RESOURCES  COMPONENT 

An  archaeological  survey  of  the  site  is  required.   The  site 
lies  on  the  edge  of  the  original  shoreline  of  the  Shawmut 
peninsula  and  thus  archaeological  resources,  including 
prehistoric  Indian  and  Colonial  era,  may  be  present.   The 
archaeological  investigation  must  be  undertaken  in 
accordance  with  the  requirements  of  the  City  Archaeologist. 
The  applicant  must  meet  with  the  City  Archaeologist 
regarding  such  requirements  and  the  results  of  the 
investigation,  and  describe  the  conclusions  of  such 
meetings  in  the  DPIR. 

VII.  INFRASTRUCTURE  SYSTEMS  COMPONENT 

The  Infrastructure  Systems  Component  provided  in  the  PNF 
(Section  F,  p.  19)  submits  only  anticipated  volume 
requirements/generation  for  water,  sewage,  and 
electricity/energy.   Other  infrastructure  utility  systems 
also  must  be  addressed:   i.e.  telephone,  gas,  cable/computer 
or  other  special  systems.   In  addition.  Section  31-10  of 
Article  31  specifically  states: 

The  Applicant's  submission  shall  include  an  evaluation 
of  the  Proposed  Project's  impact  on  the  capacity  and 
adequacy  of  existing  water,  sewerage,  energy,  and 
electrical  utility  systems,  and  the  need  reasonably 
attributable  to  the  Proposed  Project  for  additional 
systems  facilities. 
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Any  system  upgrading  or  connection,  requiring  a  significant 
public  or  utility  investment,  or  creating  a  significant 
disruption  in  vehicular  or  pedestrian  circulation,  or 
affecting  any  public  or  neighborhood  park  or  streetscape 
improvements  in  the  Park  Plaza  area,  comprises  an  impact 
which  must  be  mitigated. 

Due  to  the  location  of  the  proposed  project,  the  DPIR  must 
also  address  relocation  of  any  active  utility  lines  which 
cross  the  site,  including,  but  not  limited  to,  those  in 
Broadway  and  Eliot  Streets. 

Thorough  consultation  with  representatives  of  all  utilities 
is  required,  and  such  consultation  must  be  referenced  in  the 
infrastructure  impact  analysis.   A  presentation  of  the 
proposed  project,  with  special  focus  on  infrastructure  (and 
transportation  and  public  improvements)  issues,  before  the 
Transportation  Liaison  Committee  is  required.   Please  note 
that  a  consultant  will  be  selected  by  the  BRA  for  design  and 
engineering  of  Park  Plaza  Phase  III  improvements.   Utility 
and  streetscape  improvements  planned  for  the  proposed 
project  must  be  coordinated  with  such  consultant. 

VIII.  AGREEMENTS 

The  following,  among  other  agreements  as  might  be  required,  must 
be  provided  in  form  and  content  satisfactory  to  the  appropriate 
signatory  public  agencies  before  the  proposed  project  can  receive 
final  approval.   They  are  not  required  for  the  DPIR. 

1.  If  applicable.  Cooperation  Agreement,  pursuant  to  Section 
31-14  of  the  Code,  to  provide  for  monitoring  of  continued 
compliance  with  the  Final  Project  Impact  Report,  including, 
but  not  limited  to.  Transportation  Access  Plan  Agreement 

2.  Land  Disposition  Agreement 

3.  Boston  Residents  Construction  Employment  Plan,  pursuant  to 
Chapter  12  of  the  Ordinances  of  1986  of  the  City  of  Boston, 
as  amended  by  Chapter  17  of  said  Ordinances 
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Appendix  1 
REQUIRED  FINANCIAL  INFORMATION 
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REQUIRED  FINANCIAL  INFORMATION 
THE  PAVILION  AT  PARK  SQUARE 

DEVELOPMENT  PRO  FORMA  includes  all  the  information  normally  found 
in  a  development  proforma,  by  phase.   This  includes,  but  is  not 
limited  to: 

Land  costs,  per  land  square  foot  and  total,  by  parcel, 
including  any  incremental  disposition  cost  attributed  to  the 
project. 

Attribution  of  acquisition  expense  over  project  components 
(per  FAR  square  foot  residential,  office,  parking,  etc.). 

All  hard  costs  on  a  per-unit  and  total  basis,  by  phase 
(disaggregated  into  base  building,  tenant  improvement  work, 
rehabilitation  work,  garage  cost,  site  work,  furniture, 
fixtures  and  equipment,  etc.). 

All  soft  costs  on  a  per-unit  and  total  basis,  by  phase 
(disaggregated  into  individual  line  items  such  as 
architectural,  engineering,  legal,  accounting  and 
developer's  fees  and  any  other  professional  fees,  insurance, 
permits,  real  estate  tax  during  construction,  etc.). 

All  contingencies,  by  phase  (specify  whether  contingency  is 
on  hard  cost,  soft  cost,  or  total  cost) . 

All  assumptions  regarding  financing  terms  on  predevelopment, 
and  construction  loans,  by  phase  (including  financing  fees, 
interest  rates,  terms,  drawdown  assumptions,  terms, 
participations,  amortization) . 

Calculation  of  housing  and  jobs  linkage  obligation,  and 
anticipated  payment  method  (over  term  of  obligation  or  on  a 
net  present  value  basis) . 

Any  other  project-related  expenses  not  within  any  of  the 
above  categories. 


Calculation  of  total  development  cost  by  component, 
including  total  and  per  unit  breakdown  (e.g.  per  square  foot 
office,  retail,  etc.,  per  parking  space,  etc.). 

Sources  of  debt  and  equity  for  total  project  costs. 

Appropriate  return  measures  (return  on  equity,  return  on 
total  development  cost,  internal  rate  of  return;  specify 
method  of  calculation  and  hurdle  rates) . 


10-YEAR  OPERATING  PRO  FORMA  includes  all  the  information  normally- 
found  in  an  operating  pro  forma,  on  a  yearly  basis.   This 
includes,  but  is  not  limited  to: 

Tabulation  of  gross  and  net  (leasable)  square  feet  for  all 
commercial  space. 

Schedule  of  all  rents  on  a  per  square  foot  and  total  basis 
(including  anticipated  garage  rates  and  occupancy) . 

Anticipated  operating  expenses  and  real  estate  taxes  on  per 
square  foot  and  total  basis,  and  clear  explanation  of 
division  of  expenses  between  owner  and  tenant  (includes  all 
commercial  space,  hotel,  and  garage). 

All  other  expense  and  vacancy  assumptions  set  forth  to 
calculate  cash  available  for  debt  service. 

Anticipated  leasing  patterns  (5-yr,  10-yr,  etc.),  lease-up 
rates  and  calculation  of  operating  deficits,  if  any. 

Tenant  inducements  including  free  rent,  tenant  improvement 
allowances,  etc. 

Calculation  of  debt  service,  before  tax  cash  flow,  debt 
coverage  ratios. 


Appendix  2 
BOSTON  TRANSPORTATION  DEPARTMENT 
ADDITIONAL  SCOPE 
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PROPOSED  TRANSPORTATION  ACCESS  PLAN: 
SCOPE  OF  WORK 


PROPOSED  TRANSPORTATION  ACCESS  PLAN:   SCOPF  OF  WORK 

The  Pavilion  Corporation  is  prepared  to  complete  all  aspects  of  the  Transportation 
Access  Plan  study  to  be  scoped  per  Section  31-6  of  Article  31  of  the  BRA's  Development 
Review  Requirements. 

The  Pavilion  Corporation  has  hired  HMM  Associates  to  prepare  the  Transportation 
Access  Plan,  which  will  consist  of  a  Traffic  Management  Element,  a  Parking  Management 
Element,  a  Construction  Management  Element,  and  a  Monitoring  Element.  The  following 
outlines  our  proposed  Scope  of  Work  for  the  Transportation  Access  Plan. 

Task  1:   Traffic  Management  Element 

The  Traffic  Management  Element  of  the  Proposed  Transportation  Access  Plan  will 
focus  on  an  assessment  of  the  following  items: 

Existing  Conditions 

The  Plan  will  describe  existing  conditions  in  the  project  area  including  the  roadway 
network,  circulation  and  traffic  volumes,  pedestrian  volumes,  parking  supply  and  demand, 
the  public  transportation  system,  and  the  probable  project  impacts,  as  outlined  below. 
The  proposed  transportation  study  area  is  bounded  by  Boylston  Street  on  the  north, 
Charles  Street  on  the  east,  Stuart  Street  on  the  south,  and  Arlington  Street  on  the  west. 
In  addition,  the  Plan  will  evaluate  on-site  circulation,  loading  activities,  and  parking 
associated  with  the  project. 

Traffic  volume  data  collected  for  previous  studies  will  used  to  the  extent  possible. 
To  adequately  meet  the  likely  requirements  of  the  Boston  Transportation  Department  and 
the  Boston  Redevelopment  Authority,  the  Plan  will  complete  updated  AM  and  PM  peak 
hour  traffic  counts  at  the  following  intersections: 

o  Charles  Street  at  Stuart  Street; 

o  Stuart  Street  at  57  Garage; 

o  Charles  Street  at  Providence  Street; 

o  Charles  Street  at  Boylston  Street; 
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o  Arlington  Street  at  Boylston  Street; 

o  Arlington  Street  at  St.  James  Avenue;  and 

o  Arlington  Street  at  Stuart  Street/Columbus  Avenue. 

This  data  will  be  used  to  develop  and  calibrate,  as  appropriate,  AM  peak  hour,  PM 
peak  hour  and  Average  Daily  Traffic  volume  levels  for  all  study  area  locations.  Traffic 
flow  maps  will  be  developed  for  AM  and  PM  peak  hour  periods.  Summary  tables  showing 
average  weekday  traffic  volume  levels  for  all  key  roadway  sections  will  also  be 
developed.  The  analysis  will  include  maps  and  plans  at  1:200  foot  scale  that  identify  the 
project  and  study  area  and  all  proposed  changes  in  the  street  network.  The  following  will 
also  be  evaluated: 

1)  Background  traffic  growth  between  1988  and  1990,  attributable  to  local  and 
regional  growth  exclusive  of  the  proposed  project  will  be  estimated. 

2)  Project  Trip  Generation  Estimates  will  be  developed,  taking  into  account: 

a)  Project-related  vehicular  trips  (daily  and  peak-hour)  and  distribution 
on  the  road  network.  For  each  project  use  (e.g.  residential,  office, 
retail),  an  analysis  will  be  performed  for  both  work  trips  and  non-work 
trips.  HMM  will  use  our  Transportation  Impact  Planning  (TIP)  model 
for  this  task. 

b)  Modal  split  and  vehicle  occupancy  analysis. 

3)  Vehicular  traffic  operations  will  be  analyzed  at  the  key  study  area 
intersections.  This  will  include  an  evaluation  of  operations  under  the 
following  roadway  conditions: 

a)  Existing  traffic  flow. 

b)  "English"  style  treatment  of  Boylston  Street  with  Providence  Street 
open. 

c)  "English"  style  treatment  of  Boylston  Street  with  Providence  Street 
closed. 
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4)  Public  transportation  impacts  will  be  indentified,  including: 

a)  Location  and  availability  of  public  transportation  facilities. 

b)  Demand  and  capacity  of  system  in  the  study  year  for  each  mode  (daily 
and  peak-hour). 

5)  Pedestrian  circulation  will  be  evaluated.   Tasks  will  include: 

a)  Peak  area  and  noon  pedestrian  flow  counts  along  Charles  Street  and 
Providence  icreet,  in  the  vicinity  of  the  proposed  project. 

b)  Demand  and  capacity  analysis  on  project  area  sidewalks  along  Charles 
Street  (daily  and  peak  hours). 

c)  Assessment    of    pedestrian    circulation    and    connections    to    public 
transportation  stations  and  stops. 

6)  On-site  circulation  will  also  be  evaluated.   The  Plan  will  identify: 

a)  Site  plan  showing  proposed  entrances,  exits,  and  circulation  patterns 
for  pedestrians  and  vehicles.   , 

b)  Location  of  handicapped  access. 

c)  Taxi  drop-off  and  pick-up  areas. 

d)  Areas  of  possible  pedestrian-vehicle  conflict. 

e)  Proposed  curb  cuts  and/or  sidewalk  changes. 

7)  Project  loading  requirements  and  impacts  will  focus  on  evaluations  of: 

a)  Anticipated  delivery  volume  and  schedule. 

b)  Number,  location,  and  dimensions  of  docks. 
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Task  2:    Parking  Management  Element 

The  Plan  will  describe  the  parking  management  plan  for  this  project,  including  the 
following: 

1)  Parking  Supply  and  Demand 

a)  Existing  study  area  parking  supply. 

b)  Proposal's  impact  on  demand  for  parking  among  different  user  groups 
(demand/supply  analysis). 

c)  Number  of  spaces  provided,  indicating  public  and  private  spaces  as 
well  as  allocation  among  different  project  uses  (e.g.  residential, 
office,  retail). 

d)  Impact  of  displacement  of  current  parking  on  site. 

e)  Evidence  of  compliance  with  City  of  Boston  parking  freeze 
requirements. 

2)  Parking  Plan 

a)  Site  plan  showing  layout,  ramps,  vehicle  and  pedestrian  access, 
location  of  entrance  gate,  and  size  of  parking  spaces. 

b)  A  description  of  the  parking  plan  (e.g.  valet,  self-park  with  manned 
booth,  mechanical  gate)  and  queuing  capacity. 

3)  Mitigation  Measures 

a)  Measures  to  manage  parking  demand  and  optimize  use  of  available 
parking  spaces,  including: 

o      Proposed  rate  structures(s) 

o       Ride-sharing  incentives  and  information  dissemination 
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o       Reserved     spaces    for    high-occupancy    vehicles:      number    and 

location 
0       Reserved  spaces  for  off-peak  parkers  (spaces  to  open  at  9:30  or 

10:00  a.m.) 

b)  Measures  to  encourage  mass  transportation  use,  including: 

o       Mass  transit  information  dissemination 

o       MBTA  pass  sales  and  subsidies 

o       Direct  station  links  or  pedestrian  connections 

c)  Measures  to  promote  ride-sharing,  including: 

o       Participation  in  public  ride-sharing  program 
o      Ride-sharing  incentives  and  information  dissemination 
o      Reserved    spaces    for    high-occupancy    vehicles:     number    and 
location 

d)  Measures  to  reduce  peaking,  including: 

o      Flexible  work  hours 

o      Schedules  for  service  and  goods  deliveries 

Task  3:   Monitoring  and  Reporting  Measures 

Annual  monitoring  reports  will  be  required  detailing  the  performance  of  the  project 
against  stated  goals  and  projections  of  trip  generation,  modal  split,  vehicle  occupancy  and 
peak  hour  percentage.  Verification  will  also  be  required  of  the  execution  of  mitigation 
measures  described  in  the  proposed  Access  Plan,  The  proposed  Access  Plan  will  outline 
commitments  to  monitor  these  factors  through  vehicle  counts  and  employee/resident 
surveys. 

Task  4:   Construction  Management  Plan 

The    Transportation    Department,    in   cooperation   with    the   Inspectional    Services 
Department,  requires  a  Construction  Management  Plan  for  major  projects.    This  plan  will 
develop  in  detail  a  plan  to  minimize  the  construction  impacts  of  the  project. 
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The  construction  management  plan  will  focus  on: 

o  Proposed  truck  routes  and  schedules 

o  Anticipated  use  of  public  ways 

o  Pedestrian  access  and  safety 

o  Storage  of  materials  and  equipment 

o  Number  of  construction  workers  and  mode  of  arrival 

In  addition,  the  Access  Plan  will  propose  measures  to  mitigate  these  construction  impacts, 
such  as  the  following: 

o  Time  and  routes  of  truck  movements 

o  Storage  of  materials  and  equipment 
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BosKjN  Pavilion  at  Park  Square 

IRANSPORIATION 

DEPARIMENT  ^^^^33    p^^^    g^^p^ 

ONE  CITY  HALL  PLAZA  ROOM  '2\  BTD   amendments 

BOSTON,  MASSACHUSETTS  02:01 

(617)  7:5-«680 

The  proposed  Access  Plan  Scope,  submitted  as  an  attachment  to  the 
Project  Notification  Form  for  the  project,  is  accepted  with  the 
following  amendments  and  insertions. 

Page  1 

Before  Task  1,  insert  the  following: 

Project  summary 

o   Project  name  and  street  address 

o    Project  location  including  adjacent  intersections' 

o    Project  sponsor's  name,  address,  telephone  number,  and 

name  of  contact  person 
o   Anticipated  construction  starting  and  completion  dates 
o    Current  zoning  designation  of  the  project,  and  code 

requirements  with  regard  to  parking,  loading  bays  and 

floor  area  ratio 

Project  description 

A)  Identify  the  anticipated  uses  for  the  project  (e.g. 
office,  retail,  hotel,  residential,  other).   For  each  use, 
provide  the  following  information,  as  appropriate. 

o  Project  area  (square  feet) 

o  Number  of  dwelling  units  and  number  of  bedrooms 

o  Number  of  hotel  rooms 

o  Building  height  and  number  of  stories 

o  Floor-area  ratio 

o  Number  of  on-site  parking  and  loading  spaces. 

B)  Submit  an  8-1/2  by  11  inch  section  of  a  1:400  scale  map 
showing   the  project   location,   surrounding   streets,   and 
their   circulation  pattern.    Indicate   the   Study  Area 
boundary  and   the   intersections   to   be   analyzed.    On   a 
separate  map  also  identify  nearby  bus  and  rapid  transit 
routes  and  stops  and/or  public  parking  facilities. 
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D)   Provide  a  plan  that  describes  the  physical  layout  of 
the   proposed   parking   facility.   Include   the   following 
information . 

o   Number  of  spaces  on  each  level 

o    Location   and   dimensions   of   parking   spaces,   ramps, 

\   aisles,  ceiling  heights  ,  turning  radii  and  curb  cuts 
o   Queuing  space  and  location  of  entry/exit  gates 
o   Location  of   carpool,   vanpool,   handicap  and   bicycle 
spaces 

Change   "Traffic  Management   Element"   to   "Transportation   Impact 
Assessment" . 
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In   the   first   paragraph,   delete   "The   analysis 
maps... also  be  evaluated:";  insert  the  following: 


will   include 


Project  Impacts 

Describe  conditions  in  the  study  area  under  each  of  the 

following  scenarios: 

o   no-build:    conditions   in  horizon   year   assuming 

project  is  not  built 
o   project  build  in  horizon  year. 


the 


Horizon-year  conditions  will  be  based  on  projections  of  the 
following : 

In  2)a),  delete  "and  distribution  on  the  road  network".   After 
"this  task",  insert  "Trip  generation  rates  will  be  derived  from 
standard   sources   which  will   be   cited.    Any  deviation   from 
generally  accepted  rates  will  be  justified." 

In  3),  before  "Vehicular  traffic  operations",  insert  "Using  the 
project-generated  traffic  volumes  derived  from  the  above  and  trip 
distributions  based  on  explicit  assumptions, ".. .After  "Vehicular 
traffic   operations",   insert   "under   the   no-build  and   build 
scenarios".   Delete  "key".   Add: 

d)   Stuart  St.  2-way  between  Charles  St.  and  Berkeley  St. 

with  Providence  St.  closed. 

All  alternatives  which  affect  the  operation  of  Providence 

St.   will  take  into  account  the  effect  on  bus  layover 

capacity  in  the  Park  Square  area. 
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In  6 ) ,  add : 

f)   An  alternative  design  will  be  analyzed  which  places  the 
garage  entrance  on  the  alley  between  the  project  and 
the  MotorMart  garage. 

Change  "Task  2"  to  "8)". 

Delete  "1)". 

Delete  entire  subsection  c). 

Delete  "2)  Parking  Plan... size  of  parking  spaces." 

Change  "3)"  to  "Task  2:" 
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Appendix  3 

SUBMISSION  REQUIREMENTS  FOR  DESIGN  DEVELOPMENT 

AND  CONTRACT  DOCUMENTS  SUBMISSIONS 
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SUBMISSION  REQUIREMENTS  FOR  DESIGN  DEVELOPMENT 
AND  CONTRACT  DOCUMENTS  SUBMISSIONS 

Phase  II  Submission:   Design  Development 

1.  Revised  written  description  of  project 

2.  Revised  site  sections 

3.  Revised  site  plan  showing: 

a.  Relationship  of  the  proposed  building  and  open  space  to 
existing  adjacent  buildings,  open  spaces,  streets,  and 
buildings  and  open  spaces  across  streets 

b.  Proposed  site  improvements  and  amenities  including 
paving,  landscaping,  lighting  and  street  furniture 

c.  Building  and  site  dimensions,  including  setbacks  and 
other  dimensions  subject  to  zoning  requirements 

d.  Any  site  improvements  or  areas  proposed  to  be  developed 
by  some  other  party  (including  identification  of 
responsible  party) 

e.  Proposed  site  grading,  including  typical  existing  and 
proposed  grades  at  parcel  lines 

4.  Dimensioned  drawings  at  an  appropriate  scale  (e.g.,  1"  =  8') 
developed  from  approved  schematic  design  drawings  which 
reflect  the  impact  of  proposed  structural  and  mechanical 
systems  on  the  appearance  of  exterior  facades,  interior 
public  spaces,  and  roof scape  including: 

a.  Building  plans 

b.  Preliminary  structural  drawings 

c.  Preliminary  mechanical  drawings 

d.  Sections 

e.  Elevations  showing  the  project  in  the  context  of  the 
surrounding  area  as  required  by  the  Authority  to 
illustrate  relationships  of  character,  scale  and 
materials 

5.  Large-scale  (e.g.,  3/4"  =  I'-O")  typical  exterior  wall 
sections,  elevations  and  details  sufficient  to  describe 
specific  architectural  components  and  methods  of  their 
assembly 
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6.  Outline  specifications  of  all  materials  for  site 
improvements,  exterior  facades,  roof scape,  and  interior 
public  spaces 

7.  Eye-level  perspective  drawings  showing  the  project  in  the 
context  of  the  surrounding  area 

8.  Samples  of  all  proposed  exterior  materials 

9.  Complete  photo  documentation  (35  mm  color  slides)  of  above 
components  including  major  changes  from  initial  submission 
to  project  approval 

Phase  III  Submission:   Contract  Documents 

1.  Final  written  description  of  project 

2.  A  site  plan  showing  all  site  development  and  landscape 
details  for  lighting,  paving,  planting,  street  furniture, 
utilities,  grading,  drainage,  access,  service,  and  parking 

3.  Complete  architectural  and  engineering  drawings  and  specifica- 
tions 

4.  Full-size  assemblies  (at  the  project  site)  of  exterior 
materials  and  details  of  construction 

5.  Eye-level  perspective  drawings  or  presentation  model  that 
accurately  represent  the  project,  and  a  rendered  site  plan 
showing  all  adjacent  existing  and  proposed  structures, 
streets  and  site  improvements 

6.  Site  and  building  plan  at  1"  =  100'  for  Authority's  use  in 
updating  its  1"  =  100'  photogrammetric  map  sheets 

Phase  IV  Submission:   Construction  Inspection 

1.  All  contract  addenda,  proposed  change  orders,  and  other 
modifications  and  revisions  of  approved  contract  documents 
which  affect  site  improvements,  exterior  facades,  roof scape, 
and  interior  public  spaces  shall  be  submitted  to  the  Authority 
prior  to  taking  effect. 

2.  Shop  drawings  of  architectural  components  which  differ  from 
or  were  not  fully  described  in  contract  documents 
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November  2,  1988 


Mr .  Muhammad  Abdus  Sabur 
Boston  Redevelopment  Authority 
1  City  Hall  Square 
Boston,  MA  02201 


Dear  Muhammad, 

At  its  meeting  of  October  25,  the  Park  Plaza  CAC  discussed  the  issue  of 
improving  the  setting  of  the  Emancipation  Group  statue  by  shifting  its 
location  to  the  center  of  the  open  space  defined  by  the  Park  Plaza 
office  building,  the  Motor  Mart  Garage  and  the  new  Pavilion  building. 
This  would  entail  the  enlargement  of  the  existing  traffic  island  by 
reducing  the  pavement  which  is  now  part  of  Columbus  Avenue  at  its 
terminus  in  Park  Square. 

The  relocation  of  this  important  public  statue  as  described  would  improve 
its  visibility  and  its  setting  without  removing  it  from  Park  Square.   The 
CAC  urges  the  project  proponents  to  develop  this  alternative  in 
cooperation  with  the  City,  which  owns  the  pavement  adjacent  to  the  site. 
It  can  then  be  considered  by  the  Authority  and  other  relevant  city 
commissions  as  well  as  the  CAC  and  other  interested  citizens. 

We  believe  this  treatment  of  the  Emancipation  Group  statue  should  be 
included  in  the  Project  Impact  Report  and  in  the  Public  Improvements 
planning  and  engineering  process  now  being  initiated. 

Thank  you  for  your  cooperation. 


Sincerely, 

Stella  Trafford,     '  / 
President 


cc :   Boston  Arts  Commission 

Boston  Landmarks  Commission 
Boston  Parks  &  Recreation  Dept. 


Ivic  Advisory  Committee 


Joan  Wood.  President 
24  Rutland  Square 
Boston 

Massachusetts  02118 
617-266-5526 
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Back  Bay  Association 

Back  Bay  FeOeration  for  Community  DevelODment 

Bay  Village  NeignoomooO  Association 

Beacon  HiH  Civic  Association 

Boston  Conse^ation  Commission 

Boston  Building  ana  Construction  Trades  Council 

ot  the  Metroooman  District 

Chinese  Consolidated  Benevolent  Association 

ot  New  England 


Friends  ol  the  Public  Garden 
Neighborhood  Association  of  the  Back  Bay 
Greater  Boston  Real  Estate  Board 
League  oi  Women  Voters  ol  Boston 
Park  Square  imorovemeni  Association 
Retai  I  Trade  Board  ot  Boston 
Stuart  Street  Neignoomood  Association 


October  18,  1988 


Mr.  Muhattunad  Abdus  Sabur 
Boston  Redevelopment  Authority 
1  City  Hall  Square 
Boston,  MA  02201 

re:   Comments  on  Draft  Scope  of  Work  for  P.I.R., 
Pavilion  at  Park  Square 

Dear  Muhammad, 

The  Park  Plaza  CAC  requests  that  the  Authority  include  in  the  Project 
Impact  Report  Scope  of  Work  a  section  under  "Urban  Design  Component" 
dealing  with  the  Emancipation  Group  statue,  usually  called  the  Lincoln 
statue.   The  Committee  voted  at  its  review  meeting  of  October  3,  1988, 
to  ask  for  study  of  the  following  items: 

1.  Options  for  relocation  of  the  statue  within  the  present 
parkland  boundries,  including  design  alternatives  for  its 
base  and  elevation; 

2.  Options  for  relocation  of  the  statue  to  a  setting  more 
appropriate  to  its  scale  and  visibility,  either  within 
the  general  Park  Plaza  area  or  elsewhere  in  the  city. 

With  this  addition  we  find  the  proposed  scope  to  be  adequately  detailed 
and  comprehensive.   The  CAC  looks  forward  to  reviewing  the  Project  Impact 
Report  sections  as  they  are  completed. 

Thank  you. 


Sincerely, 


/ 


Stella  Trafford, 
President 
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